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TAX INCREMENT FINANCING

QOakCreek IN THE

CITY OF OAK CREEK
r March 21, 2000 |
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TAX INCREMENT FINANCING
IN THE CITY OF OAK CREEK

The City of Oak Creék first utilized the tax increment financing (TIF) program in 1980.
This legislation was made available in the State Statutes as a local economic development
tool, which many communities embraced as a means of competing with programs that

other states allow to attract and encourage new development. The City’s first TIF district

~ was one of those that were labeled a “super” district. Yes it was large, but it did what it

was intended to do. This district was dissolved in 1994, well ahead of its allowable life
expectancy. During its 14-year existence, it generated approximately $120 million in
new tax base. Initially it was for the City to pay off the debt incurred, but then this same

tax base increase became available for all other taxing jurisdictions in the City. .

Within the past three (3) years, the City has created three (3) additional TIF districts and
have another pending. All of these are for smaller specific industrial and business park
developments that needed some assistance to make it happen. TIF District No. 2 has had
four (4) new industrial buildings and one large addition constructed since it was created,
which has generated approximately $7 million in additional tax base. TIF District No. 3
is comprised of lands owned by the City of Oak Creek and some privately-owned land.
As of today, all available City-owned parcels in the development have accepted offers on
them, as well as on the privately-owned land. TIF District No. 4 will just be starting the.
improvement installation this spring and several companies have already expressed an
interest init. TIF District No. 5 has yet to be approved, but a decision will be made on it

within the next 60 days. Interest has also been expressed by industrial users in the sites it

would have to offer.



That brings us to reason for this proposed legislation. To best explain the situation that
the City of Oak Creek finds itself in, a little historical perspective needs to be introduced.
The City of Oak Creek is in the southeast corner of Milwaukee County and has
approximately 3.5 miles of shoreline along Lake Michigan. At the north end of this
stretch is the Milwaukee Metropolitan Sewerage District’s South Shore Sewage
Treatment Plant and af the south end is Wisconsin Electric Power Company’s Oak Creek
Power Plant. In the middle is approximately 300 acres of land owned by Milwaukee
County, which has a little over one mile of the City’s shoreline. This is Bender Park. A
park site that was acquired by Milwaukee County more than 30 years ago to be
developed as one of their major county parks. To date the County has developed an
overall plan for the park and has constructed shoreline protection and bank stabilization
facilities to protect the park site, which experienced some of the worst shoreline erosion
in Milwaukee County. In addition, they just recently completed a waterfront park
consisting of a small boat harbor, boat launch facilities and parking lot. For these
facilities and improvements, the County has already spent approximately $12 million.
The remaining two phases of development are an 18-hole golf course and an upland park
area, which could cost another $14 million, depending upon the County’s choice of the

type of course and who develops it.

Just to the north and adjacent to the park site are the remains of the oldest evidence of
urbanization in the City, the former company town of Carollville and the adjacent

industries. Several industries started their operation in this part of the then Town of Oak



Creek over a hundred years ago, which predates the City’s incorporation in 1955 by
decades. Of'the industries that started therek, and their successor companies, just a couple
remain. The sites of some of the former industries, as well as some of the vacant sites,
are what could be called “brownfields”. Some of these properties together include
approximately three-quarters of a mile of Lake Michigan shoreline. Several other larger
properties to the west and south of Bender Park are vacant, lack any significant natural

resources and have potential for development.

This potential exists not only on these vacant lands, but also on the lands that could be
redeveloped. The key to the realization of this potential is the County’s completion of
Bender Park. The City views the park as the catalyst that will cause the adjacent
development to occur. The City felt so strongly on this issue that in its current
comprehensive plan update, which will be one of the first completed under the new
“Smart Growth” legislation, the City required its consultant, Vandewalle & Associates, to
prepare a more detailed plan for this part of the City. This detailed plan called Lakeview
Village graphically depicts the City’s vision for the area and a realization of its potential.
A rough estimate of the value of this potential development is placed at more than $400
million. It would be development that is compatible W1th being adjacent to a major

county park and a Great Lake.

Over the years very little development has taken place in this part of the City for a couple
reasons; lack of interest and lack of utilities, especially sanitary sewer. There now

appears to be an interest, but the cost.of the public infrastructure is still a hurdle. In order



to cause this development to take place, a sanitary sewer interceptor needs to be extended
into this area, water main extensions and the reconstruction of several streets is also
required. The total cost of this public infrastructure work by the City is estimated at $5-6
million. This would appear to be the perfect situation to utilize a Tax Increment

Financing (TIF) district.

As good as this situation sounds, the current TIF legislation appears to prevent the City
from implementing its plan. The current legislation describes the several situations,
which are eligible for inclusion in a TIF district; they are that at least 50% of the area of
the district must be either, blighted, in need of rehabilitation or conservation work or is
suitable for industrial sites. Since industrial use is not in the City’s plans for this part of
the City, the last criteria would not be applicab]lé. Some of the existing development in
the area may be in need of rehabilitation, but those that do are the existing industrial
buildings, which again are not a part of the City’s plans. That leaves the blighted
properties. Even though the statutory definition of “blighted” is fairly broad, it limits the
properties that could be included in a TIF district. Another limiting factor on the creation .
of a TIF district in this area is the restriction on the amount of vacant land that can be
included in a TIF district. The legislation indicates that property standing vacant for an
entire 7-year period immediately preceding the creation of a TIF district may not
comprise more than 25% of the area of the TIF district‘, unless the TIF district is suitable
for industrial sites. Again since the City is not interested in industry in this area, the 25%
limitation prevents the inclusion of enough developable land to generate sufficient tax

increment to pay for the costs of the public infrastructure that is helping to create this



potential. Finally, the current TIF legisiation prevents a project plan from including any
project costs that would be incurred for newly platted subdivisions. As indicated earlier,
the City is not interested in more industry in this part of the City, so the land uses shown
on the proposed Lakeview Village plan are primarily residential and commercial, with
some open space uses to preserve and protect existing natural resource features. It was
felt that residential uses, primarily upscale, high-density developments, and commercial
uses, to service the residents and visitors to the park, would be the most compatible uses

to be developed adjacent to Bender Park and Lake Michigan.

The proposed TIF legislative amendment, as set forth in Senate Bill 408, addresses the
City’s concerns in a way that is more feasible and financially sound than other possible
alternatives. The amendment basically exempts the City from these requirements,
specified above, on a TIF district created prior to January 1, 2002. The amendment
addresses specific problems for a specific municipality that is attempting to stimulate and
eventually realize some local economic development potential that was the cornerstone of
the initial TIF legislation. This type of specific TIF legislation is not unique to Oak
Creek. It has been done several times before for municipalities that have a unique
opportunity to improve their community, but need the State’s assistance in making it
happen. This vacant and underdeveloped land along the Oak Creek shoreline of Lake
Michigan is unique in Milwaukee County. There is no other site like it in the County. It
is an opportunity that, if realized, will not only benefit the City of Oak Creek now and in
the future, but will also be a financial asset to Milwaukee County and the State of

Wisconsin.



@

OakCreck

Tax Increment Financing Districts
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TIF DISTRICT NO. 3
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AREA: 32 AC.
BASE VALUE: $ 8,235,600
PROJECTED IMPROVEMENTS: $9,175,800
PROJECTED PAYBACK PERIOD: <10
Interest Principal Total Expected Actual
Payment Pavment Cost Increment Increment
Benchmark Year 1999 0 0
Bond Anticipation Note @ 3.7%
2000 72,150 ) 72,150 - 255,150 295.8C0
2001 24,050 1.320,CCC 1,324,050 2211300
Total $96,200 $1.3¢0.CC0 $1,396,2C0 4,167,450
Long Term Bond @ 4.77%
2002 92,448 2580C 117,448 6,124,500
2003 58,628 118,630 168,628 7,831,500
2004 53,210 140CCC 193,210 7,988,100
2005 46,868 145338 191,868 8,147,900
2006 40,040 155,03 195,042 8,312,900
2007 32715 16C.CC0 192715 8,477,100
2008 24,875 175,288 194,875 8,646,600
2C09 15.773 205,028 220773 8,819,500
2010 5375 A58 230375 8,995,900
Total $369,930 S1.325338 $1,694,930
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TIF DISTRICT NO. 4

| L \ ) D
BLOCK 2 NO. 59_ \ . 7B ' N "‘:"
- =008 \ "~ . . ¢ P T
~ - W ) ) . ST . ’ t '_:..'
ST/, \‘5 ) ) : ',@?‘;
03 . _ £
’ I—/— : o -
ur  e—— : =
z | — \\ . I 354
g-l . ) | T
<< TR
) 20
| O N L W W W W W
l 54T 32 ll
.52
i
]
]
=
o
I L 183
wn _D ; .CASEHEKT FOR
131 g TEMPORARY
Cﬁz.'!s . /,~ TUR_NARO(NO
L. 8
b
E’ 766-9992 -oo/i Y
Y
[ ]
[ |
95%¢ ’ '
"o - ‘? W

AREA: 38 AC.

BASE VALUE: $ 639,100

PROJECTED IMPROVEMENTS: $ 13,990,000
PROJECTED PAYBACK PERIOD: 9 YEARS

Interest Principal Total Expected Actual
Pavment Payment Cost Increment  Increment
Benchmark Year 1999 0 0
Long Term Bond @ 4.6081%
2000 97,864 0 97,864 705,050
2001 93,700 0 93,700 6,151,891
2002 93,700 25,000 118,7CC 9,842,935
2003 92,638 200,000 292,638 14,289,345
2004 84,038 300,000 384,038 14,514,951
2005 70,838 358,000 420,838 14,749,941
2006 55,088 353,000 405,088 14,976,366
2007 38,988 400,000 438,988 15212277
2008 20.188 425,000 445,188 15,451,727
Total $647,039 52,252,000 $2,697,039




PROPOSED TIF DISTRICT NO. 5
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BASE VALUE: Approx. $1.5 million
PROJECTED IMPROVEMENTS: $ 8,500,000
PROJECTED PAYBACK PERIOD: 8 YEARS




POSSIBLE BENDER PARK TIF DISTRICT
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Lakeview Village--Oak Creek, Wisconsin

Development
Plan for
Oak Creek's
Lakeshore

Ouak Creek




Introduction

R T M T T T

In early 1999, the City of Oak Creek prepared a
presentation on the development potential that exists
in the Carollville area and other lands surrounding
Bender Park located on the east side of the City
along the Lake Michigan shoreline. That -
presentation spoke in m@sﬂmr\:om about this potential
in three(3) separate locations within this general
area. This presentation, however, is only
concentrating on one of these locations, north of
Bender Park, which is the “Lakeview Village” area.
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Background

)

Ok Creek

In order to better understand and appreciate some of
the later discussions and BooBBngﬁosm itis
important to understand a an more of the history of
this part of the City.  This area is where the City of
Oak Creek first developed an-urban setting that is so
commonplace today. - ..

it

Around the turn of the century, some of Milwaukee’s
more objectionable businesses decided to move out
into the “country”. EQ.@.E@% could operate without
the objections of the neighbors.




Historical Setting--Lakeshore Industry

near the start of
En 20th century..

Industry moved in’

L 2

‘Inexpensive land

Lakeshore ,@oimm@

"Proximity to Milwaukee

- Interurban & @9 mE rail
service




Company Town

While the “country” setting in Oak Creek gave the
industries the isolation they desired, it also presented
them with a problem. How do the employees get to
work out in the “country”? To address this issue,
one of the ooBgEom aooaoa to build :ocmEm for
their-employees across the mﬁoﬁ Q@B 9@ ?ﬁoQ
Thus Carollville was born.

)
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29

A “company town” built
near the start of the 20th
Century..

...small _oﬁ mEm_@ @:B:u\
ro:mEm remains today.

QOak Creck




Carollville’s Mistique

" The streets of O&.o:ﬁ:o. were <mQ Homaowﬂ-wag&%. |
They contained the elements of what today is being
touted as “traditional neighborhood” development.

7)
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Porches

‘Sidewalks

Ok Creek




City in the Country

This “company town” not only provided housing, but
it provided all other aspects of city living that the
employees may have been used to, if they lived in
Milwaukee, or o%m_, E&m: areas, before moving out
to Carollville. |
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Carollville’s Environs

While Carollville was thriving as a “company town”,
the area surrounding it was still a very agricultural
area. These areas and those developed properties
that have outlived their usefulness, are the future of
Carollville. | | |

2
Qak Creek




Most of the rest of the area around Carollville was =~
farmed. - - Lo




Timeline for Bender Park

moﬁ%& of Eomo <mom§ Eowoz_wm i:ar have not
changed all that much from the om&% days of -’
Carollville, are those that comprise the Oossa\ wﬁw
site known as Bender Park. This @m_.w site has had a
slow evolution, but is now picking up steam toward
being the a@&owBﬁ: omﬁm_%mﬂ on 5@ east. mao Om
the City of Omw Oﬂmow | |

OakCreek | L L o “, | .




Evolution of Bender Park

| 1960s Za Go% 22000
- County buys 300 * Shoreline msa - Golf ¢course

acres on lakeshore _,,E,Eqm mS_uENmﬁon  feasibility study

in Carollville area  work completed - will be completed

Early 1990s  Late1990s wooﬁmzmc@osa
County completes  Lakefront park ~ Golf course, upland
park development — with boat launch,  active community

- plan for shoreline ~ dmmo: and' @m&ﬁ:m park, and trails to
work, lakefront , ‘ooBEmﬂma Park . be a@<o_ocom
park, golf course, . opened to public
anduplandpark =~

Oak Creek




Bender Park’s Development

d:m Gocsa\-oéswa H@%g& park, W:oé: as Bender
Park; is planned to have a full ; array of recréational
facilities available to the public. What is unique
about Bender Park is that it is on the shore of Lake
Michigan and that it could be m@<_o_ovoa with a
championship- -style golf course; a. m:cmno: that 1 is :oﬂ
readily available to all Boc.omo_:ms areas.




